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By-law No. 

A by-law to Adopt Mississauga Official Plan Amendment No. 152 

WHEREAS in accordance with the provisions of sections 17 or 21 of the 

Planning Act, R.S.O. 1990, c.P.13, as amended, ("Planning Act") Council may 

adopt an Official Plan or an amendment thereto; 

AND WHEREAS, pursuant to subsection 17(10) of the Planning Act, the 

Ministry of Municipal Affairs and Housing authorized the Regional Municipality of 

Peel ("Region" or "Regional"), an approval authority, to exempt from its approval 

any or all proposed Local Municipal Official Plan Amendments; 

AND WHEREAS, Regional Council passed By-law Number 1-2000 which 

exempted all Local Municipal Official Plan Amendments adopted by local 

councils in the Region after March 1, 2000, provided that they conform with the 

Regional Official Plan and comply with conditions of exemption; 

AND WHEREAS, the Commissioner' of Public Works for the Region has 

advised that, with regard to Amendment No. 152, in his or her opinion the 

amendment conforms with the Regional Official Plan and is exempt; 

AND WHEREAS, Council desires to adopt certain amendments to 

Mississauga Official Plan regarding a change in land use designation in the 

Cooksville Neighbourhood Character Area; 

NOW THEREFORE the Council of The Corporation of the City of 

Mississauga ENACTS as follows: 

1. . The document attached hereto, constituting Amendment No. 152 to 

Mississauga Official Plan, is hereby adopted. 

ENACTED and PASSED this 3---\-'""'-

Signed \30~ ~ed ~ 
MAYOR CLERK 



Amendment No. 152 
 
 to 
 
 Mississauga Official Plan 
 
  
 
 
The following text and Maps "A" to "E" attached constitute Amendment No. 152. 
 
Also attached but not constituting part of the Amendment are Appendices I 
and II. 
 
Appendix I is a description of the Public Meeting held in connection with this 
Amendment. 
 
Appendix II is a copy of the Planning and Building Department report dated 
July 15, 2022, pertaining to this Amendment. 
 



PURPOSE 
 
The purpose of this Amendment is to change the land use designation of the 
subject lands from Mixed Use to Residential High Density and Greenlands, and 
to add a Special Site to the Cooksville Neighbourhood Character Area. 
 
 
LOCATION 
 
The lands affected by this Amendment are located at the northwest corner of 
Dundas Street West and Parkerhill Road. The subject lands are located in the 
Cooksville Neighbourhood Character Area, as identified in Mississauga Official 
Plan. 
 
BASIS 
 
Mississauga Official Plan came into effect on November 14, 2012, save and 
except for the outstanding site specific appeals to the Ontario Land Tribunal. 
 
The subject lands are designated Mixed Use which permits a variety of uses 
including residential and commercial. 
 
The proposed Amendment is required to redesignate the subject lands from 
Mixed Use to Residential High Density to permit a 14 storey apartment dwelling 
with commercial uses on the ground floor and to Greenlands for a portion of the 
lands abutting Mary Fix Creek. 
 
The proposed Amendment is acceptable from a planning standpoint and should 
be approved for the following reasons: 
 
1. The subject site is located along an Intensification Corridor and Higher Order 

Transit Corridor and the proposed development is compact and transit 
supportive. 

 
2. The proposal is compatible with adjacent uses and contributes to a mix of 

housing types, tenures and at varying price points to accommodate 
households of many income levels, within the area. 

 
3. The portion of the lands to be designated Greenlands has been identified as 

hazard lands and will be gratuitously dedicated to the City. 
  



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Section 16.6, Cooksville Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by adding Special Site 10 on Map 16-6: 
Cooksville Neighbourhood Character Area, in accordance with the Special 
Site Policies. 

 
2. Section 16.6.5, Special Site Policies, Cooksville Neighbourhood Character 

Area, of Mississauga Official Plan, is hereby amended by adding the 
following: 

 
16.6.5.10 Site 10 

 

 
 

16.6.5.10.1  The lands identified as Special Site 10 are located at the 
northwest corner of Dundas Street West and Parkerhill Road. 

 
16.6.5.10.2  Notwithstanding the policies of this Plan, an apartment dwelling 
with a maximum height of 14 storeys will be permitted. 

 
3. Schedule 1, Urban System, of Mississauga Official Plan, is hereby amended 

by adding lands to the Green System as shown on Map "A" of this 
Amendment. 

 
4. Schedule 1a, Urban System - Green System, of Mississauga Official Plan, is 

hereby amended by adding lands to the Green System as shown on Map "B" 
of this Amendment. 

 
5. Schedule 3, Natural System, of Mississauga Official Plan, is hereby 

amended by adding lands to Linkages and by adjusting the Natural Hazards 
boundary line, as shown on Map "C" of this Amendment. 

 
6. Schedule 4, Parks and Open Spaces, of Mississauga Official Plan, is hereby 

amended by adding lands to the Public and Private Open Spaces, as shown 
on Map "D" of this Amendment.  



7. Schedule 10, Land Use Designations, of Mississauga Official Plan, is hereby 
amended by changing the land use designation of the subject lands from 
Mixed Use to Residential High Density and Greenlands, as shown on 
Map "E" of this Amendment. 

  



IMPLEMENTATION 
 
Upon the approval of this Amendment by the Council of the Corporation of the 
City of Mississauga, Mississauga Official Plan will be amended in accordance 
with this Amendment. 
 
The lands will be rezoned to implement this Amendment. 
 
This Amendment has been prepared based on the Office Consolidation of 
Mississauga Official Plan October 21, 2021. 
 
INTERPRETATION 
 
The provisions of Mississauga Official Plan, as amended from time to time 
regarding the interpretation of that Plan, will apply in regard to this Amendment. 
 
This Amendment supplements the intent and policies of Mississauga 
Official Plan. 
 
 
 
 
 
 
 
http://teamsites.mississauga.ca/sites/18/mopa/oz 21 004 w7.mopa 152.ad.jmcc.docx 
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 APPENDIX I 
 
 PUBLIC MEETING 
 
 
All property owners within a radius of 120 m of the subject lands were invited to 
attend a Public Meeting of the Planning and Development Committee held on 
January 10, 2022 in connection with this proposed Amendment. 
 
Two members of the public made deputations regarding the applications. 
Concerns raised included height, density, privacy, overlook, shadow impacts, 
traffic, construction, safety, nuisance, lack of consultation and the displacement 
of the existing commercial tenants. These issues have been addressed in the 
Planning and Building Department report dated July 15, 2022 attached to this 
amendment as Appendix II. 
  



joamcc
Typewritten Text
APPENDIX II



https://pub-mississauga.escribemeetings.com/filestream.ashx?DocumentId=18423


http://www.mississauga.ca/portal/residents/development-applications


Planning and Development Committee 

 
 

2022/07/15 4 

Originator’s file: OZ/OPA 21-4 W7 

 

 

6.5 

The statutory public meeting was held on January 10, 2022. Two members of the public made 

deputations regarding the applications. Responses to the issues raised at the public meeting 

and from correspondence received can be found in Appendix 2. 

 

PLANNING ANALYSIS SUMMARY 

The Planning Act allows any property owner within the Province of Ontario the ability to make a 

development application to their respective municipality in order to accommodate a particular 

development proposal on their site. Upon the submission of mandated technical information, the 

municipality is obligated under the Planning Act to process and consider the application within 

the rules set out in the Act. 

 

The Province identifies through its Provincial Policy Statement matters that are of provincial 

interest, which require the development of efficient land use patterns and sustainability in urban 

areas that already exist. The Province has also set out the Growth Plan for the Greater Golden 

Horseshoe, which is designed to promote economic growth, increase housing supply and build 

communities that are affordable and safe, among other items. The Growth Plan requires 

municipalities to manage growth within already existing built up areas to take advantage of 

existing services to achieve this mandate. In order to meet required housing supply projections, 

the Planning Act instructs municipalities to make planning decisions that are consistent with the 

Provincial Policy Statement and the Growth Plan. 

 

A detailed Planning Analysis is found in Appendix 2. The applications are consistent with the 

Provincial Policy Statement and conform to the Growth Plan for the Greater Golden Horseshoe, 

the Region of Peel Official Plan and Mississauga Official Plan. An official plan amendment is 

required to change the designation from Mixed Use to Residential High Density. 

 

Strategic Plan 
The applications are consistent with the Connect pillar of the Strategic Plan by contributing a 

choice of housing type to residents that supports the principle of building complete communities 

to accommodate growth. 

 

Engagement and Consultation  
Notice signs were placed on the subject lands advising of the proposed official plan and zoning 

change. All property owners within 120 m (393 ft.) were notified of the applications on June 17, 

2021. A community meeting was held by Ward 7 Councillor, Dipika Damerla, on November 10, 

2021. Two people attended the meeting. One written submission was received. Supporting 

studies were posted on the City's website at 

http://www.mississauga.ca/portal/residents/development-applications. 

 

The public meeting was held on January 10, 2022. Two members of the public made 

deputations regarding the applications. Responses to the issues raised at the public meeting 

and from correspondence received can be found in Appendix 2. 

http://www.mississauga.ca/portal/residents/development-applications




















Appendix 1, Page 5 
File:  OZ/OPA 21-4 W7 

Date:  2022/01/10 
 

 
Rendering looking north 
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Appendix 1, Page 6 
File:  OZ/OPA 21-4 W7 

Date:  2022/01/10 
 

 
Rendering looking south 
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Appendix 1, Page 7 
File:  OZ/OPA 21-4 W7 

Date:  2022/01/10 
 

 
South Elevation 
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Appendix 1, Page 8 
File:  OZ/OPA 21-4 W7 

Date:  2022/01/10 
 

 
East Elevation 
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Appendix 1, Page 9 
File:  OZ/OPA 21-4 W7 

Date:  2022/01/10 
 

2. Site Description 

Site Information 
 
The property is located at 255 Dundas Street West, at the 
northwest corner of Dundas Street West and Parkerhill Road. 
The site is bound by Dundas Street West to the south, 
Parkerhill Road to the east, low density residential to the north 
and Mary Fix Creek to the west, within the Cooksville 
Neighbourhood Character Area. The site is currently occupied 
by a one storey retail commercial plaza with associated 
surface parking. 
 

 
Aerial Photo of 255 Dundas Street West 

 

Property Size and Use 

Frontage:      83.54 m (274.08 ft.) 

Depth:      123.83 m (406.26 ft.) 

     116.10 m (380.90 ft.) 

Gross Lot Area:       0.94 ha (2.32 ac.) 

Existing Uses: 1 storey retail 
commercial plaza with 
associated surface 
parking 

 
 

 
Streetview of the existing plaza 
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Appendix 1, Page 10 
File:  OZ/OPA 21-4 W7 

Date:  2022/01/10 
 

Site History 
 

June 20, 2007 – Zoning By-law 0225-2007 came into force. The 
subject lands were zoned C3-26 (General Commercial - 
Exception). The C3-26 zone permits a variety of retail and 
commercial uses, including but not limited to restaurant, 
veterinary clinics, medical offices, personal service shops, 
commercial schools,, college or university, overnight 
accommodation and entertainment establishment to a maximum 
of 2,650 m2 (28,524.4 m2) of gross floor area. 

 November 14, 2012 – Mississauga Official Plan came into force. 
The subject lands are designated Mixed Use in the Cooksville 
Neighbourhood Character Area. 

3. Site Context 

Surrounding Land Uses 
 
The subject site is an “L” shaped property located on the north 
side of Dundas Street West and the west side of Parkerhill 
Road. Immediately north and east of the property are low 
density residential uses (single detached homes). There is a 
13 storey mixed use building and a seven storey residential 
building on the east side of Parkerhill Road. On the south side 
of Dundas Street West is a four storey office/commercial 
building. On the west side of the subject site is Mary Fix Creek 
and beyond is a complex of three storey stacked townhomes. 
 
 
The surrounding land uses are: 

 
North:  Low density, single detached dwellings 
East: A 13 storey mixed use building and a seven storey 

apartment building 
South: A four storey office/commercial building 
West:  Mary Fix Creek and associated hazard lands, with 

three storey stacked townhomes just beyond. 
 
Neighbourhood Context 
 
The subject property is located in the Cooksville 
Neighbourhood Character Area. The surrounding area 
contains a mix of residential and commercial uses located on 
Dundas Street West and Parkerhill Road. The character 
contains a variety of residential building types including single 
detached, townhouse and apartment dwellings developed 
between 1970 and 2000. 
 
The site is located on the northwest corner of Dundas Street 
West and Parkerhill Road. Dundas Street West is identified as 
an Intensification Corridor in the Mississauga Official Plan 
(MOP). This section of Dundas Street West contains 
residential uses as well as a variety of commercial and retail 
uses. In June 2018, Council endorsed the Dundas Connects 
Master Plan. This Plan will help to guide future urban growth 
and intensification along the Dundas Street Corridor. 
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File:  OZ/OPA 21-4 W7 

Date:  2022/01/10 
 

Demographics 
 
Based on the 2016 census, the existing population of the 
Cooksville Neighbourhood Character Area (West) is 15,240 
with a median age in this area being 43 (roughly the same as 
the City’s median age). 68% of the neighbourhood population 
are of working age (15 to 64 years of age), with 15% children 
(0-14 years) and 17% seniors (65 years and over). By 2031 
and 2041, the population for this area is forecasted to be 
16,800 and 17,020 respectively. The average household size 
is 2 persons with 31% of people living in single detached 
homes. The mix of housing tenure for the area is 3,975 units 
(73%) owned and 1,505 units (27%) rented with a vacancy 
rate of approximately 0.9%*. In addition, the number of jobs 
within this Character Area is 1,357. Total employment 
combined with the population results in a PPJ for the 
Cooksville Neighbourhood Character Area (West) of 42 
persons plus jobs per ha (2.47 acres). 
 
*Mississauga's growth forecasts provides population, employment and housing forecasts for 
the period 2021 to 2051. These growth forecasts have been endorsed by Mississauga’s Council 
for infrastructure and land use planning purposes.  These forecasts will undergo formal 
approvals as part of Peel’s Municipal Comprehensive Review towards the middle of 2022 

*Please note that vacancy rate data does not come from the census. This information comes 
from CMHC which demarcates three geographic areas of Mississauga (Northeast, Northwest, 
and South). This specific Character Area is located within the Northeast geography. Please also 
note that the vacancy rate published by CMHC is ONLY for apartments. 

 

 
 
 
 

Other Development Applications 
 
The following development applications are in process or were 
recently approved in the immediate vicinity of the subject 
property: 

 File #OZ/OPA 21-009 W7 – 189 Dundas Street West – 
applications in process for one mixed use 20 storey 
apartment building and two apartment buildings (18 
and 32 storeys) 

 File #OZ 20-017 W7 – 2570 and 2590 Argyle Road – 
application in process for a 15 storey apartment 
building 

 File #OZ/OPA 19-017 W7– 85-95 Dundas Street West 
and 98 Agnes Street – application approved for an 18 
storey mixed use building with 428 residential units and 
ground floor commercial. Application was approved in 
July 2021 
 

These applications are within the anticipated population 
forecasted for the node. 
 
Community and Transportation Services 
 
This application will have minimal impact on existing services 
in the community. 
 
This site is adjacent to city owned lands identified as a 
tributary of Mary Fix Creek, which are zoned G1 (Greenlands 
Natural Hazards) as part of the City owned lands. The subject 
site will also be served by Parkerhill Park (P-380), zoned OS1 
(Open Space - Community Park), this park is 0.15 ha (0.38 ac) 
in size which contains a Play Site and is located less than 130 
m (426.5 ft.) from the subject lands. It is recommended that 
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File:  OZ/OPA 21-4 W7 

Date:  2022/01/10 
 

the proposed 10 m (32.8 ft.) setback to the Stable Top of 
Slope from the Greenlands Natural Hazard, be dedicated to 
the City as parkland and zoned accordingly. Should this 
application be approved, the City owned lands shall include 
hoarding and fencing along the new boundary of the 
Greenlands. 
 
There are a variety of convenient shopping opportunities 
including grocery stores, pharmacies and banks in the 
surrounding area. The site is serviced by parks, including 
Parkerhill Park, Brickyard Park, and Sgt. David Yakichuk Park. 
There are also a number of elementary, middle and secondary 
schools in the area. 
 
The site is within 900 m (2,953 ft.) of the Cooksville GO 
station, which provides two-way, peak service and two-way off-
peak bus service to downtown Toronto. The following major 
MiWay bus routes currently service the site: 
 

 Route 1 – Dundas and Parkerhill 
 Route 28 – Dundas and Confederation 
 Route 101 and 101A – Dundas Express 
 Route 103 – Hurontario Street 

 
Dundas Street is planned for Bus Rapid Transit (BRT). The 
Hurontario Street LRT, which will be completed by 2024, 
will connect Port Credit GO Station up to the City of 
Brampton to the north. To facilitate land use changes 
in support of the LRT, the Hurontario / Main Street Corridor 
Master Plan envisioned the development of Hurontario Street 
as an intensified, mixed use, higher order transit corridor that 
supports the Province’s Growth Plan initiatives for developing 
along Major Transit Station Areas. 
 
There are signed bicycle routes along Hillcrest Avenue and 
Fairview Road West, and other dedicated bicycle lanes on 
Confederation Parkway and Kirwin Avenue. The surrounding 
parks, including Brickyard Park, Dr. Martin Dobkin Park and 
Richard Jones Parks are equipped with multi-use trails.

4. Summary of Applicable Policies, 
Regulations and Proposed Amendments

The Planning Act requires that Mississauga Official Plan be 
consistent with the Provincial Policy Statement and conform 
with the applicable provincial plans and Regional Official Plan. 
The policy and regulatory documents that affect these 
applications have been reviewed and summarized in the table 
below. Only key policies relevant to the applications have been 
included. The table should be considered a general summary 

of the intent of the policies and should not be considered 
exhaustive. In the sub-section that follows, the relevant 
policies of Mississauga Official Plan are summarized. The 
development application will be evaluated based on these 
policies in the subsequent recommendation report. 
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Date:  2022/01/10 
 

 
Policy Document Legislative Authority/Applicability Key Policies 
Provincial Policy 
Statement (PPS) 

The fundamental principles set out in the PPS 
apply throughout Ontario. (PPS Part IV) 
 
Decisions of the council of a municipality shall be 
consistent with PPS. (PPS 4.1) 
 
The Official Plan is the most important vehicle for 
implementation of the Provincial Policy Statement 
(PPS 4.6) 

Settlement areas shall be the focus of growth and development. (PPS 1.1.3.1) 
 
Land use patterns within settlement areas will achieve densities and a mix of 
uses that efficiently use land, resources, infrastructure, public service facilities 
and transit. (PPS 1.1.3.2.a) 
 
Planning authorities shall identify appropriate locations and promote 
opportunities for intensification and redevelopment. (PPS 1.1.3.3) 
 
Planning authorities shall provide for an appropriate range and mix of housing 
types and densities to meet projected needs of current and future residents of 
the regional market area. (PPS 1.4.3) 
 
Natural features and areas shall be protected for the long term. (PPS 2.1.1) 
 

Growth Plan for the 
Greater Golden 
Horseshoe (Growth 
Plan) 

The Growth Plan applies to the area designated as 
the Greater Golden Horseshoe growth plan area. 
All decisions made on or after May 16, 2019 in 
respect of the exercise of any authority that affects 
a planning matter will conform with this Plan, 
subject to any legislative or regulatory provisions 
providing otherwise. (Growth Plan 1.2.2)  

Within settlement areas, growth will be focused in delineated built-up areas; 
strategic growth areas; locations with existing or planned transit; and, areas 
with existing or planned public service facilities. (Growth Plan 2.2.1.2 c) 
 
Complete communities will feature a diverse mix of land uses; improve social 
equity and quality of life; provide a range and mix of housing options; provide 
convenient access to a range of transportation options, public service facilities, 
open spaces and parks, and healthy, local and affordable food options; provide 
a more compact built form; mitigate and adapt to climate change impacts; and, 
integrate green infrastructure. (Growth Plan 2.2.1.4) 
 
Municipalities will continue to protect any natural heritage features and areas in 
a manner that is consistent with the PPS and may continue to identify new 
systems in a manner that is consistent with the PPS. (Growth Plan 4.2.2.6) 
 
To achieve minimum intensification and density targets, municipalities will 
develop and implement urban design and site design official plan policies and 
other supporting documents that direct the development of high quality public 
realm and compact built form. (Growth Plan 5.2.5.6) 

Region of Peel Official 
Plan (ROP) 

The Region of Peel approved MOP on September 
22, 2011, which is the primary instrument used to 
evaluate development applications. The proposed 
development applications were circulated to the 
Region who has advised that in its current state, 
the applications meet the requirements for 
exemption from Regional approval. Local official 

The ROP identifies the subject lands as being located within Peel’s Urban 
System.  
 
General objectives of ROP, as outlined in Section 5.3, include conserving the 
environment, achieving sustainable development, establishing healthy 
complete communities, achieving intensified and compact form and mix of land 
uses in appropriate areas that efficiently use land, services, infrastructure and 
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Policy Document Legislative Authority/Applicability Key Policies 
plan amendments are generally exempt from 
approval where they have had regard for the 
Provincial Policy Statement and applicable 
Provincial Plans, where the City Clerk has certified 
that processing was completed in accordance with 
the Planning Act and where the Region has 
advised that no Regional official plan amendment 
is required to accommodate the local official plan 
amendment. The Region provided additional 
comments which are discussed in Section 8 of this 
Appendix. 
 

public finances, while taking into account the characteristics of existing 
communities and services, and achieving an urban form and densities that are 
pedestrian-friendly and transit supportive.  
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Mississauga Official Plan   
The policies of Mississauga Official Plan (MOP) implement 
provincial directions for growth. MOP is generally consistent 
with the PPS and conforms with the Growth Plan, Greenbelt 
Plan, PBWP and ROP. An update to MOP is currently 
underway to ensure MOP is consistent with and conform to 
changes resulting from the recently released Growth Plan, 
2019 and Amendment No. 1 (2020). 
 
Existing Designation 
The lands are located within the Cooksville Neighbourhood 
Character Area (West) and are designated Mixed Use. The 
Mixed Use designation permits a variety of commercial, retail 
and personal service shops along with residential uses that is 
are in conjunction with other permitted uses. 
 
The subject property is within 900 m (2,952 ft.) of the 
Cooksville GO Station and OZ-OPA 21-4 W7 and the Dundas 
BRT and therefore may be located within a "planned" Major 

Transit Station Area (MTSA) as defined by the Region of Peel. 
The boundaries for the MTSAs will be delineated through a 
future municipal comprehensive review process, to be 
undertaken by the Region of Peel. 
 
Proposed Designation 
The applicant is proposing to change the designation to 
Residential High Density to permit up to a 14 storey mixed 
use building with a floor space index of 3.5. The applicant will 
need to demonstrate consistency with the intent of MOP and 
shall have regards for the appropriateness of the proposed 
built form in terms of compatibility with the surrounding context 
and character of the area. 
 
Through the processing of the applications, staff may 
recommend a more appropriate designation to reflect the 
proposed development in the Recommendation Report. 
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Existing and Proposed Land Use Designations 
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Relevant Mississauga Official Plan Policies 
The following policies are applicable in the review of these 
applications. In some cases the description of the general 
intent summarizes multiple policies. 
  

General Intent 
Chapter 5 
Direct Growth 
 

Mississauga encourages compact, mixed use development that is transit supportive, in appropriate locations, to provide a range of local 
live/work opportunities. (Section 5.1.6) 
 
Mississauga will protect and conserve the character of stable residential Neighbourhoods. (Section 5.1.7) 
 
Mississauga will establish strategies that protect, enhance and expand the Green System. (Section 5.2.1 
 
Neighbourhoods will not be the focus for intensification and should be regarded as stable residential areas where the existing character is 
to be preserved. (Section 5.3.5.1) 
 
Where higher density uses are proposed, they should be located on sites identified by a local area review, along Corridors or in 
conjunction with existing apartment sites or commercial centres. (Section 5.3.5.3) 
 
Redevelopment of Mixed Use sites that result in a loss of commercial floor space will not be permitted unless it can be demonstrated that 
the planned function of the existing non-residential component will be maintained after redevelopment. (Section 5.3.5.4) 
 
Intensification within Neighbourhoods may be considered where the proposed development is compatible in built form and scale to 
surrounding development, enhances the existing or planned development and is consistent with the policies of this Plan. (Section 5.3.5.5) 
 
Development will be sensitive to the existing and planned context and will include appropriate transition in use, built form, density and 
scale. (Section 5.3.5.6) 
 
Development on Corridors should be compact, mixed use and transit friendly and appropriate to the context of the surrounding 
Neighbourhood. (Section 5.4.4) 
 
Where higher density uses within Neighbourhoods are directed to Corridors, development will be required to have regard for the 
character of the Neighbourhoods and provide appropriate transitions in height, built form and density to the surrounding lands. (Section 
5.4.5) 
 
The focus for intensification will be Intensification Areas, which are the Downtown, Major Nodes, Community Nodes, Corporate Centres, 
Intensification Corridors and Major Transit Station Areas, as shown on Schedule 2: Intensification Areas. (Section 5.5.1) 
 
5.5.5 Development will promote the qualities of complete communities. (Section 5.5.5) 
 
A mix of medium and high density housing, community infrastructure, employment, and commercial uses, including mixed use 
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General Intent 
residential/commercial buildings and offices will be encouraged. However, not all of these uses will be permitted in all areas. (Section 
5.5.7) 

Chapter 6  
Value The 
Environment 

Buffers are vegetated protection areas that provide a physical separation of development from the limits of natural heritage features and 
Natural Hazard Lands. Buffers will be determined on a site specific basis as part of an Environmental Impact Study to the satisfaction of 
the City and conservation authority. (Section 6.3.7 and Section 6.3.8) 
 
The exact limit of components of the Natural Heritage System will be determined through site specific studies such as an Environmental 
Impact Study. (Section 6.3.10) 
 
The Natural Heritage System will be protected, enhanced, restored and expanded by ensuring that development in or adjacent to the 
Natural Heritage System protects and maintains natural heritage features and their ecological functions and placing those areas into 
public ownership. (Section 6.3.24.a & b) 
 
Lands identified as or meeting the criteria of a Significant Natural Area, as well as their associated buffers will be designated Greenlands 
and zoned to ensure their long term protection. (Section 6.3.26) 
 
Development and site alteration will not be permitted within erosion hazards associated with valleylands and watercourse features. In 
addition, development and site alteration must provide appropriate buffer to erosion hazards, as established to the satisfaction of the City 
and conservation authority. (Section 6.3.47) 

Chapter 7  
Complete 
Communities 

Mississauga will ensure that the housing mix can accommodate people with diverse housing preferences and socioeconomic 
characteristics and needs. (Section 7.1.6) 
 
Mississauga will ensure that housing is provided in a manner that maximizes the use of community infrastructure and engineering 
services, while meeting the housing needs and preferences of Mississauga residents. (Section 7.2.1) 
 
Mississauga will provide opportunities for: 

a. the development of a range of housing choices in terms of type, tenure and price; 
b. the production of a variety of affordable dwelling types for both the ownership and rental markets; and 
c. the production of housing for those with special needs, such as housing for the elderly and shelters. (Section 7.2.2) 
 

When making planning decisions, Mississauga will ensure that housing is provided in a manner that fully implements the intent of the 
Provincial and Regional housing policies. (Section 7.2.3) 

Chapter 9  
Build A Desirable 
Urban Form 

Mississauga will develop an urban form based on the urban system and the hierarchy identified in the city structure as shown on 
Schedule 1: Urban System. (Section 9.1.1) 
 
Within Intensification Areas an urban form that promotes a diverse mix of uses and supports transit and active transportation modes 
will be required. (Section 9.1.2)  
 
Infill and redevelopment within Neighbourhoods will respect the existing and planned character. (Section 9.1.3) 
 
Development on Corridors will be consistent with existing or planned character, seek opportunities to enhance the Corridor and provide 
appropriate transitions to neighbouring uses. (Section 9.1.5) 
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General Intent 
 
Built form should provide for the creation of a sense of place through, among other matters, distinctive architecture, streetscaping, public 
art and cultural heritage recognition. (Section 9.2.1.3) 
 
Mississauga will encourage a high quality, compact and urban built form to reduce the impact of extensive parking areas, enhance 
pedestrian circulation, complement adjacent uses, and distinguish the significance of the Intensification Areas from surrounding areas. 
(Section 9.2.1.4) 
 
Appropriate height and built form transitions will be required between sites and their surrounding areas. (Section 9.2.1.10) 
 
Tall buildings will be sited and designed to enhance an area’s skyline. (Section 9.2.1.11) 
 
Tall buildings will be sited to preserve, reinforce and define view corridors. (Section 9.2.1.12) 
 
In appropriate locations, tall buildings will be required to incorporate podiums to mitigate wind impacts on the pedestrian environment and 
maximize sunlight on the public realm. (Section 9.2.1.14) 
 
Tall buildings will address pedestrian scale through building articulation, massing and materials. (Section 9.2.1.15) 
 
Tall buildings will minimize adverse microclimatic impacts on the public realm and private amenity areas. (Section 9.2.1.16) 
 
Principal streets should have continuous building frontage that provide continuity of built form from one property to the next with minimal 
gaps between buildings. (Section 9.2.1.17) 
 
Development will contribute to pedestrian oriented streetscapes and have an urban built form that is attractive, compact and transit 
supportive. (Section 9.2.1.21) 
 
Development will face the street and have active facades characterized by features such as lobbies, entrances and display windows. 
Blank building walls will not be permitted facing principal street frontages and intersections (Sections 9.2.1.23, 24 and 25) 
 
Neighbourhoods are stable areas where limited growth is anticipated. Where increases in density and a variety of land uses are 
considered in Neighbourhoods, they will be directed to Corridors. Appropriate transitions to adjoining areas that respect variations in 
scale, massing and land uses will be required. (Section 9.2.2) 
 
While new development need not mirror existing development, new development in Neighbourhoods will: 

a. Respect existing lotting patterns; 
b. Respect the continuity of front, rear and side yard setbacks; 
c. Respect the scale and character of the surrounding area; 
d. Minimize overshadowing and overlook on adjacent neighbours; 
e. Incorporate stormwater best management practices; 
f. Preserve mature high quality trees and ensure replacement of the tree canopy; and 
g. Be designed to respect the existing scale, massing, character and grades of the surrounding area. (Section 9.2.2.3) 
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General Intent 
 

Development on Corridors will be encouraged to: 
a. Assemble small land parcels to create efficient development parcels; 
b. Face the street, except where predominate development patterns dictate otherwise; 
c. Not locate parking between the building and the street; 
d. Site buildings to frame the street; 
f. Support transit and active transportation modes; 
h. Provide concept plans that show how the site can be developed with surrounding lands. (Section 9.2.2.6) 

 
Streetscapes will be designed to create a sense of identity through the treatment of architectural features, forms, massing, scale, site 
layout, orientation, landscaping, lighting and signage. (Section 9.3.1.7) 
 
The design of developments at intersections and along major streets should be of a highly attractive urban quality, recognizing that 
streets are important civic spaces and linkages. (Section 9.3.1.8) 
 
Tall buildings have a greater presence on the skyline and are required to have the highest quality architecture. (Section 9.3.3.2) 
 
Residential developments of significant size, except for freehold developments, will be required to provide common outdoor on-site 
amenity areas that are suitable for the intended users. (Section 9.3.5.6) 
 
Residential developments will provide at grade amenity areas that are located and designed for physical comfort and safety. In 
Intensification Areas, alternatives to at grade amenities may be considered. (Section 9.3.5.7) 
 
The public realm will be planned to promote healthy, active communities that foster social connections at all stages of life and encourage 
built and natural settings for recreation, culture and active transportation. (Section 9.3.5.9) 
 
Developments will provide a transition in building height and form between Intensification Areas and adjacent Neighbourhoods with lower 
density and heights. (Section 9.5.1.5) 
 
Development proposals will demonstrate compatibility and integration with surrounding land uses and the public realm by ensuring 
adequate privacy, sunlight and sky views are maintained. (Section 9.5.1.9) 
 
New residential development abutting major roads should be designed with a built form that mitigates traffic noise and ensures the 
attractiveness of the thoroughfare. (Section 9.5.1.11) 
 
Noise will be mitigated through appropriate built form and site design. Mitigation techniques such as fencing and berms will be 
discouraged. (Section 9.5.1.12) 
 
Where direct vehicular access to development is not permitted from major roads, buildings should be designed with front doors of 
individual units oriented towards the major road with vehicular access provided from a side street, service road or rear laneways. (Section 
9.5.2.4) 
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https://www.mississauga.ca/publication/dundas-connects-master-plan/#:~:text=Dundas%20Connects%20Master%20Plan%20The%20Dundas%20Connects%20Master,endorsed%20by%20City%20Council%20on%20June%2020%2C%202018.
https://www.mississauga.ca/publication/dundas-connects-master-plan/#:~:text=Dundas%20Connects%20Master%20Plan%20The%20Dundas%20Connects%20Master,endorsed%20by%20City%20Council%20on%20June%2020%2C%202018.
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